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Request

Salt Lake City Mayor Ralph Becker has initiated a petition to rezone the areas
between State Street and Main Street and approximately 2000 South and 2100
South from Business Park (BP) to RMU-45 and Commercial Corridor (CC) to
RMU, The decision to initiate the change was based on the recommendations
of the Central Community Master plan adopted in 2001, which states:

“Review the zoning district map and initiate and process appropriate
zoning petition changes to make the zoning district map consistent with
the Future Land Use map of the Central Community Master Plan.”

Options

A summary of the proposed changes are featured on the exhibit below. These
amendments are based on recommendations in the Central Community Master
Plan. If the Commission would like to modify the proposal, then it will
necessitate an amendment to the Master Plan, The following are possible
options:

e Forward findings of approval for the proposed zoning map amendments
to the City Council as proposed in the Central Community Master Plan.

e Direct staff to modify the proposed zoning map amendment and initiate
a master plan amendment to accommodate the changes.

e Direct staff to abandon the zoning map amendment and leave the
property zoned as is.

Recommendation

Staff recommends that the Planning Commission review the proposed zoning
map amendment for the areas between State Street and Main Street and
approximately 2000 South and 2100 South, take public comment and forward a
positive recommendation to the City Council.
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Case PLNPCM2009-00345 2100 South Rezone



Current Zoning Map

=

b 1 |
L
Il

Rezone
- Areas

R ICHARPS ST |

Central Community Future Land Use Map Area shown as Transportation Oriented

Development
1] s .

LI
DOWY

P
S
=
=
o
\YP
=
.
=

GARFIELL
== = =
0 — —
]| — H%
WESTMINST |I iy

0 5 i o o o

I s =




Public Participation

Community Council / Public Open House

Because of the potential impacts of this project on the property owners as well as the neighboring
properties, this project was reviewed at an open house, as well as by the Ballpark Community Council.

The project was reviewed by the Ballpark Community Council on May 7, 2009. Comments from the
meeting were generally favorable, it was requested that the council be notified of any modifications or
changes to the proposal. Comments from the Council are attached as exhibit D.

The project was also featured at a public open house on March 19, 2010. Three individuals attended the
open house; each was interested in finding out what was happening with the project, but not in providing
specific input.

Staff has discussed the rezone with property owners along the 2100 South section of the rezone. Both
individuals have stated that they are concerned about the impact of the rezone on their businesses, as it
will make the existing businesses legal nonconforming, and limit any future expansions or changes of
use. Specifically, the owner of an existing restaurant would like to build an automotive repair shop, or
expand the restaurant to have a drive through; neither use is allowed in the RMU zone.

Staff received a letter from one property owner stating that he is opposed to the project as he purchased
the land specifically because of the zoning. If it changes, he believes that his property value will be
negatively affected (letter attached as exhibit A).

Project Information

Request

This is a request to rezone the areas between State Street and Main Street and approximately 2000 South
and 2100 South from Business Park (BP) and Commercial Corridor (CC) to Residential and Mixed Use
zones. The decision to initiate the change was based on the recommendations of the Central Community
Master plan adopted in 2001, which states:

“Review the zoning district map and initiate and process appropriate zoning petition changes to
make the zoning district map consistent with the Future Land Use map of the Central
Community Master Plan.”

Proposed Zones: The future land use map recommends that this area be rezoned to accommodate
transit oriented development. These zones generally allow mixed use with multi-family residential and
low impact commercial uses on the ground level. Staff has reviewed the project, and is recommending
that the property be rezoned with the following designations:

RMU Purpose = reinforce the residential character of the area and encourage the development of areas
as high density residential urban neighborhoods containing supportive retail, service commercial and
small scale office uses. The section currently zone CC and facing 2100 South would received this
designation. The RMU zone allows for a mix of uses,
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RMU - 45 Purpose = reinforce residential character of the area and encourage medium density
residential containing supportive retail service commercial and small scale offices.

Allowed Height | Lot Coverage Density

RMU 75 feet for mixed | 20% open space for | No minimum lot area required for multi-
use. 45 feet for mixed and residential | family structures.
nonresidential uses
buildings

RMU - 45 45 feet. 20% open space for | 9,000 square feet for 3 units + 1,000
Conditional use mixed and residential | square feet for each additional unit up to
up to 75 feet. 20 | uses 14 units. 21,000 square feet for 15 units
feet for + 800 square feet per unit up to one acre.
nonresidential For developments greater than one acre
uses 1,000 square feet per unit.

Background Information

The proposed zoning map amendment is located at the southern edge of the Salt Lake City boundary,
between Main Street and State Street. The property is bisected by Redondo Avenue at approximately
2050 South. The land is a mixed use area, with commercial establishments facing the large arterial
streets and single family homes on the interior along Redondo Avenue. The northern portion of the
property was incorrectly zoned BP, as part of the OC Tanner project a number of years ago.

The petition was initiated when a property owner at 2010 South State approached City officials with a
proposal to redevelop his property. It was subsequently determined that because the property is
currently zoned BP, no expansion of the property is allowed. It was further determined that the Central
Community Master Plan calls for that entire area to be rezoned to accommodate transportation oriented
development.

Consequently, Mayor Becker initiated a rezoning petition to rezone the entire area so that the zoning
map mirrors the goals and policies in the Central Community Master Plan.

Issue Analysis

The proposed zoning map amendment is based upon recommendations, goals and policies adopted in the
Central Community Master Plan. Policy makers determined that due to the availability of mass transit
in the area (along a number of bus routes, and within easy walking distance of a light rail station), it
would be appropriate to phase out the auto oriented development in the area and replace it with mixed
use and residential zones. This policy is supported throughout the plan.

The goals and policies adopted in the Central Community Master Plan were influenced by the goals and
policies featured in the Salt Lake City Downtown Plan, The Salt Lake City Design Element and Central
City Master Plan each of which provides important direction on future development in the downtown
fringe areas. They indicate that development in these areas should provide a buffer or transition from
the higher densities downtown to the lower density residential neighborhoods by creating mixed use
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neighborhoods with a higher density of residential. These neighborhoods should vary in height and
density, while limiting the amount and types of commercial development allowed in the area.

BP to RMU - 45

The current BP designation is problematic for property owners in the rezone area, as said zone requires
that any development on site be at least 20,000 square feet in size, with a minimum lot width of 100 feet.
None of the properties in the proposed rezone area meet the minimum requirements for development.
Further, the purpose of the BP zone is to “provide a nuisance free, attractive environment for modern
offices, light assembly and warehouse development.” None of the existing uses in the area meet this
purpose.

As a result, properties are legal nonconforming, meaning they are allowed to continue operation in their
current form, but any expansion or change of use (type of business) is limited. This nonconforming
status makes it difficult for business and property owners to obtain loans from banks or to find new
tenants.

Staff is recommending that the Planning Commission consider rezoning the area identified on the map
on page 2 to RMU-45. This zoning designation will enable a mixture of residential and commercial uses
that will take advantage of the public transportation, public services and commercial uses in the
immediate area (see use table and qualifying provisions attached as exhibit C).

The commercial uses in the rezone area will remain nonconforming, as Banks, and restaurants are not
allowed uses in the RMU-45 zone. Nonetheless, property owners will have the option of developing
uses that are allowed in the zone whereas there is a very limited potential for new development under the
BP zoning regulations.

CC to RMU

The rezone of the CC areas is considered less of a priority, as the existing uses are allowed, and the
property owners can develop or modify their property per the requirements of the Ordinance.
Nonetheless, the Central Community Master Plan indicates that the zoning for the site should be
modified to accommodate Medium Density Transit Oriented development. This will enable the
construction of medium to high density residential properties with easy access to public transportation,
service oriented commercial uses and recreation facilities. This type of development is seen on the
south side of 2100 South (outside of the City limits in South Salt Lake).

If the zoning map is amended as proposed, these complying businesses will become nonconforming.

For example, the automotive sales lot at the corner of Main and 2100 South is an allowed use in the CC
zone, but not in the RMU zone. The goal is that these uses would eventually be replaced by the uses
allowed in the RMU zone. Property owners have expressed a desire to keep the current zoning on the
properties stating that the reason they purchased the land was specifically for the CC zoning designation.

Discussion: The zoning map amendments presented for your review reflect the recommendations made
in the Central Community Land Use Map, the goals and policies contained in the Transit Oriented
Development section of the plan contained on page 15, and the implementation strategies on page 21.
Examples of each are featured as attachment D of this report. While reviewing the appropriateness of
the proposed rezone, staff requests that the Planning Commission review the master plan, map, policies
and implementation strategies and consider the following questions:
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1. Are the zoning map amendments proposed by the Central Community Master Plan appropriate?
2. Are there any changes needed?
3. Will those changes require a modification to the master plan?

STANDARDS FOR GENERAL AMENDMENTS

A decision to amend the text of the Zoning Ordinance or the Zoning Map by general amendment is a
matter committed to the legislative discretion of the City Council and is not controlled by any one
standard. However, in making its decision concerning a proposed amendment, the City Council should
consider the following factors found in the Zoning Ordinance under Section 21A.50.50.13 for Zoning
Amendments:

In making a decision to amend the zoning map, the city council should consider the following:

1. Whether a proposed map amendment is consistent with the purposes, goals, objectives,
and policies of the City as stated through its various adopted planning documents;

Analysis: The purpose of this zoning map amendment is to match the zoning designation on the
properties with the recommendations in the Central Community Master Plan. This amendment will
enable development on the properties in the BP zone, as well as direct future development along 2100
South away from its current auto oriented uses toward the mixed pedestrian uses dreamed of in the
master plan.

Finding: Staff finds that the proposed amendments to the Zoning Map are consistent with the purposes
goals, objectives and policies of the various adopted planning documents.

2. Whether a proposed map amendment furthers the specific purpose statements of the
zoning ordinance;

Analysis: The proposed changes to the zoning map will further the purpose statement of this chapter by
matching the zoning on site with the recommendations of the Central Community Master Plan. The
mixed use zones will enable walkable, sustainable development on site that takes advantage of the
nearby bus and rail transportation systems. Further, modification of the BP zone to RMF-45 will enable
development on these properties that otherwise would not be allowed. These modifications will enable
development that is harmonious with the surrounding streetscape, and is consistent with the master plan.

Finding: Staff finds that the proposed changes to the Zoning Ordinance are consistent with the purpose
statement of said chapter.

3. The extent to which a proposed map amendment will affect adjacent properties;

Analysis: The properties within the proposed rezone area will experience a significant effect from the
rezone, as the change from CC and BP to RMU-45 and RMU will direct future development away from
auto oriented development to a mixed use transit oriented type development. Adjacent properties will
- experience little impact from the change. The OC Tanner property to the north is separated from the
area by a large parking lot, and is a diurnal office use, with most activity taking place during the daylight
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hours. The south, east and west are buffered from the site by the respective arterial streets between
them.

Finding: The proposed change will have a minimal effect on adjacent properties.

4. Whether a proposed map amendment is consistent with the purposes and provisions of
any applicable overlay zoning districts which may impose additional standards; and

Analysis: The proposed amendments are not specifically tied to any overlay zoning district above and
beyond the proposed amendments. All future development will be required to meet the minimum
standards for development in its respective zone including applicable conditional uses. No exemption is
featured in these amendments.

Finding: Staff finds that the proposed amendments will be consistent with all applicable overlay zoning
districts as featured on the zoning map.

5. The adequacy of public facilities and services intended to serve the subject property,
including but not limited to roadways, parks and recreational facilities, police and fire
protection, schools, storm water drainage systems, water supplies, and wastewater and
refuse collection.

Analysis: The proposed rezone area is fronted on three sides by large arterial streets with all necessary
water, sewer and emergency services adjacent. The site is located within easy walking distance of the
2100 South Trax Light Rail Station, providing individuals with access to downtown, various parks, and
a number of shopping and recreation facilities.

Finding: The proposed rezone area has sufficient public facilities and services to warrant the proposed
rezone.
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Attachment A

Public Comment
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July 16, 2009

Dear Mr. Millner®

In regards to our conversation on June 6, 2009 about the proposed change of the
zoning on the property I own. 2095 S Main St.

When I purchased the property a premium price was paid primarily because of the
zoning, I think that any changes to the property zoning will affect me in the future if I
decide to sell. It seems to me that you could enact some sort of conditional use zoning in
the future if needed. I would not be opposed to that, but I am adamantly opposed to a
permanent change in the zoning.

If I can be of any further assistance in this matter don’t hesitate to call.

Kent Powell



Milliner, Ray

From: Elizabeth Giraud [egiraud@utah.gov]

Sent: Thursday, July 02, 2009 3:43 PM

To: Milliner, Ray

Subject: RE: Petition for zoning change near OC Tanner
Ray,

Thanks for responding. I am relieved to know that my favorite pizzeria is not on the
chopping block, at least for a while.

Elizabeth

>>> "Milliner, Ray" <Ray.Millinerf@slcgov.com> 7/2/2009 10:01 AM >>>
Hello Elizabeth:

There are a couple of reasons for the rezone. The first is that the Curry in a Hurry owner
wants to build a small commercial building in the area behind his restaurant, but he can't
because he and all of the property owners north of Redondo are zoned Business Park (BP). The
BP zone, among other things, requires a minimum of 5 acres for development, and is not
appropriate for these smaller lots (I assume that they thought all of these properties would
be absorbed into the OC Tanner property when it was originally created). The Second reason
is that the master plan calls for all of this area to be zoned Mixed use to take advantage of
trax and the proposed street car line. So, when Curry in a Hurry approached the Mayor's
office for a rezone, it was determined that all of the area should be rezoned at the same
time.

As far as I know, there are no plans to remove or alter or destroy the sun pizzeria.
Thanks for your interest. Please call (801)535-7645 if you have questions or comments.

Have a great day
Ray Milliner

----- Original Message-----
From: Elizabeth Giraud [mailto:egiraud@utah.gov]
Sent: Wednesday, July @1, 2009 6:32 PM

To: Milliner, Ray
Subject: Petition for zoning change near OC Tanner

Hi Ray.

Is the proposed zoning change for the properties south of OC Tanner between State and Main in
response to a proposed or anticipated project?

Why Mixed Use in this location?

I don't want anything to happen to the Rusted Sun Pizzeria.

Thank you.

Elizabeth Giraud, AICP



OPEN HOUSE
Zoning Amendment From BP and CC to RMU Between State Street and Main
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Attachment B
Use Table and Qualifying Provisions for RMU and RMU-45 Zones



21A.24.164 21A.24.168

uses shall be limited by subsections E1 and E2 of this section.
Buildings taller than thirty five feet (35°), up to a maximum of forty
five feet (45'), may be authorized as conditional uses, subject to the
requirements of chapter 21A.54, "Conditional Uses", of this title; and

- provided, that the proposed conditional use is supported by the

applicable master plan.

1. Maximum height for nonresidential buildings: One story or twenty
feet (20’), whichever is less.

2. Maximum floor area coverage of nonresidential uses in mixed use
buildings of residential and nonresidential uses: One floor.

Minimum Open Space: For residential uses and mixed .uses
containing residential uses, not less than twenty percent (20%) of
the lot area shall be maintained as open space. This open space
may take the form of landscaped yards or plazas, balconies and
courtyards, subject to site plan review approval.

Landscape Yards: All front and corner side yards provided, up to
fifteen feet (15') in depth, shall be maintained as a landscape yard in
conformance with chapter 21A.48, "Landscaping And Buffers", of this

fitle.

Landscape Buffers: Where a lot in the R-MU-35 district abuts a lot in
a single-family or two-family residential district, landscape buffers
shall be provided as required in chapter 21A.48, "Landscaping And
Buffers”, of this title. (Ord. 71-04 § 1 (Exh. A), 2004)

21A.24.168: R-MU-45 RESIDENTIAL/MIXED USE DISTRICT:

A.

Purpose Statement: The purpose of the R-MU-45 residential/mixed
use district is to implement the objectives of the applicable master
plan through district regulations that reinforce the residential
character of the area and encourage the development of areas as
medium density residential urban neighborhoods containing
supportive retail, service commercial, and small scale office uses.

Uses: Uses in the R-MU-45 residential/mixed use district, as
specified in section 21A.24.190, "Table Of Permitted And Conditional
Uses For Residential Districts", of this chapter, are permitted subject
to the general provisions set forth in section 21A.24.010 of this
chapter and this section.
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21A.24.168

21A.24.168

C. Minimum Lot Area And Lot Width: The minimum lot areas and lot
widths required in this district are as follows:

Minimum Minimum

Land Use Lot Area Lot Width
Multi-family dwellings (3 to 14) | 9,000 square feet' | 50 feet
Multi-family dwellings (15 or 20,000 square 80 feet
more) feet'
Municipal service uses, includ- No minimum No minimum
ing city utility uses and police
and fire stations
Natural open space and conser- | No minimum No minimum
vation areas, public and private
Nonresidential uses No minimum No minimum

Places of worship less than 4
acres in size

5,000 square feet

50 feet

Public pedestrian pathways, No minimum No minimum
trails and greenways
Public/private utility No minimum No minimum

transmission wires, lines, pipes
and poles

Single-family attached dwellings
(3 or more)

3,000 square feet
per unit

Interior: 22 feet
Corner: 32 feet

Single-family detached

4,000 square feet

50 feet

dwellings

Twin home dwellings 3,000 square feet 20 feet
per unit

Two-family dwellings 6,000 square feet 40 feet

Utility substations and buildings | 5,000 square feet 50 feet
5,000 square feet 50 feet

Other permitted or conditional
uses as listed in section
21A.24.190 of this chapter

Qualifying Provisions:

1. 9,000 square feet for 3 units, plus 1,000 square feet for each additional
dwelling unit up to and including 14 dwelling units. 21,000 square feet for
15 units, plus 800 square feet for each additional dwelling unit up to 1 acre.
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21A.24.168 : 21A.24.168

For developments greater than 1 acre, 1,000 square feet for each dwelling
unit is required.

A modification to the density regulations in subsection 21A.24.170D of this
chapter may be granted as a conditional use, subject to conformance with
the standards and procedures of chapter 21A.54, “Conditional Uses", of
this title and supported by the applicable master plan. Such conditional
uses shall also be subject to design review.

D. Minimum Yard Requirements:

1. Single-Family Detached Dwellings:

a. Front yard: Fifteen feet (15’).
b. Corner side yard: Ten feet (10’).
c. Interior side yard:

(1) Corner lots: Four feet (4’).

(2) Interior lots: Four feet (4’) on one side and ten feet (10’)
~on the other.

d. Rear yard: Twenty five percent (25%) of the lot depth, but
need not be more than twenty feet (20°).

2. Single-Family Attached, Two-Family And Twin Home Dwellings:
a. Front yard: Minimum five feet (5’). Maximum fifteen feet (15).

b. Corner side yard: Minimum five feet (5’). Maximum fifteen feet
(15).

c. Interior side yard:

(1) Single-family attached: No yard is required, however if one
is provided it shall not be less than four feet (4’).

(2) Two-family:

(A) Interior lot: Four feet (4’) on one side and ten feet
(10’) on the other.

(B) Corner lot: Four feet (4°).
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21A.24.168 21A.24.168

(3) Twin home: No yard is required along one side lot line. A
ten foot (10’) yard is required on the other.

d. Rear yard: Twenty five percent'(25%) of lot depth or twenty
five feet (25), whichever is less.

3. Multi-Family Dwellings And Any Other Residential Uses:
a. Front yard: No setback is required. Maximum fifteen feet (15°).

b. Corner side yard: No setback is required. Maximum fifteen
feet (15°).

c. Interior side yard: No setback is required.

d. Rear yard: Twenty five percent (25%) of lot depth, but need
not exceed thirty feet (30°).

4. Nonresidential Development:
a. Front yard: No setback is required. Maximum fifteen feet (15’).

b. Corner side yard: No setback is required. Maximum fifteen
feet (15°). '

c. Interior side yérd: No setback is required.

d. Rear yard: Twenty five percent (25%) of lot depth, but need
not exceed thirty feet (30°).

5. Legal Conforming Lots: Lots legally existing on the effective date
hereof, April 12, 1995, shall be considered legal conforming lots.

6. Landscaping: For multiple-unit residential uses, nonresidential and
mixed uses, no yards or landscaped setbacks are required; however
any setback provided, up to fifteen feet (15°), shall be landscaped. If
parking is located in the front or corner side yard of the building,
then a fifteen foot (15’) landscaped setback is required.

7. Required Yards For Legally Existing Buildings: For buildings
legally existing on the effective date hereof, required yards shall be
no greater than the established setback line.

E. Maximum Building Height: The maximum building height shall not
exceed forty five feet (45’), except that nonresidential buildings and
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21A.24.168 21A.24.170

uses shall be limited by subsections E1 and E2 of this section.
Buildings taller than forty five feet (45’), up to a maximum of seventy
five feet (75’), may be authorized as conditional uses, subject to the
requirements of chapter 21A.54, "Conditional Uses", of this title; and

provided, that the proposed conditional use is supported by the

applicable master plan.

1. Maximum height for nonresidential buildings: One story or twenty
feet (20’), whichever is less.

2. Maximum floor area coverage of nonresidential uses in mixed use
buildings of residential and nonresidential uses: One floor.

Minimum Open Space: For residential uses and mixed uses
containing residential uses, not less than twenty percent (20%) of
the lot area shall be maintained as open space. This open space
may take the form of landscaped yards or plazas, balconies and
courtyards, subject to site plan review approval.

Landscape Yards: All front and corner side yards provided, up to
fifteen feet (15’) in depth, shall be maintained as a landscape yard in
conformance with chapter 21A.48, "Landscaping And Buffers", of this
title.

Landscape Buffers: Where a lot in the R-MU-45 district abuts a lot in
a single-family or two-family residential district, landscape buffers
shall be provided as required in chapter 21A.48, "Landscaping And
Buffers”, of this title. (Ord. 71-04 § 2 (Exh. B), 2004)

21A.24.170: R-MU RESIDENTIAL/MIXED USE DISTRICT:

A.

Purpose Statement: The purpose of the R-MU residential/mixed use
district is to reinforce the residential character of the area and
encourage the development of areas as high density residential
urban neighborhoods containing supportive retail, service commer-
cial, and small scale office uses. The design guidelines are intended
to facilitate the creation of a walkable urban neighborhood with an
emphasis on pedestrian scale activity while acknowledging the need
for transit and automobile access.

Uses: Uses in the R-MU residential/mixed use district as specified in

section 21A.24.190, "Table Of Permitted And Conditional Uses For
Residential Districts", of this chapter are permitted subject to the
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21A.24.170 21A.24.170

general provisions set forth in section 21A.24.010 of this chapter and
this section.

C. Planned Development Review: Planned developmenis, which meet
the intent of the ordinance, but not the specific design criteria
outlined in the following subsections, may be approved by the

planning commission pursuant to

21A.54.150 of this title.

the provisions of

section

Minimum Lot Area And Lot Width: The minimum lot areas and lot
widths required in this district are as follows:

Muiti-family dwellings

area required

Minimum Minimum
{ and Use Lot Area Lot Width
No minimum lot 50 feet

Municipal service uses, includ- No minimum No minimum
ing city utility uses and police

and fire stations

Natural open space and conser- | No minimum No minimum
vation areas, public and private

Nonresidential uses No minimum No minimum

Places of worship less than 4
acres in size

5,000 square feet

50 feet

mission wires, lines, pipes and
poles

Public pedestrian pathways, No minimum No minimum
trails and greenways .
Public/private utility trans- No minimum No minimum

Single-family attached dwellings

3,000 square feet
per dwelling unit

Interior: 22 feet
Corner: 32 feet

Two-family dwellings

Single-family detached 5,000 square feet 50 feet
dwellings
Twin home dwellings 4,000 square feet 25 feet
per dwelling unit
8,000 square feet 50 feet
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21A.24.170 ‘ 21A.24.170

Minimum Minimum
Land Use Lot Area Lot Width

Utility substations and buildings | 5,000 square feet 50 feet

Other permiited or conditional 5,000 square feet 50 feet
uses as listed in section
21A.24.190 of this chapter

E. Minimum Yard Requirements:
1. Single-Family Detached Dwellings:
a. Front yard: Fifteen feet (15°).
b. Corner side yard: Ten feet (10’).
c. Interior side yard:
(1) Corner lots: Four feet (4°).

(2) Interior lots: Four feet (4’) on one side and ten feet (10°)
on the other.

d. Rear yard: Twenty five percent (25%) of the lot depth, but
need not be more than twenty feet (20°).

2. Single-Family Attached, Two-Family And Twin Home Dwellings:
a. Front yard: Fifteen feet (15’).
b. Corﬁer side yard: Ten feet (10’).
c. Interior side yard:

(1) Single-family attached: No yard is required, however if one
is provided it shall not be less than four feet (4).

(2) Two-family:

(A) Interior lot: Four feet (4’) on one side and ten feet
(10’) on the other.

(B) Corner lot: Four feet (4°).
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21A.24.170 . 21A.24.170

Appeal of administrative decision is to the planning commission.

F. Maximum Building Height: The maximum building height shall not
exceed seveniy five feet (75’), except that nonresidential buildings
and uses shall be limited by subsections F1 and F2 of this section.
Buildings taller than seventy five feet (75’), up to a maximum of one
hundred twenty five feet (125’), may be authorized as conditional
uses, subject to the requirements of chapter 21A.54, "Conditional
Uses", of this title; and provided, that the proposed conditional use is
located within the one hundred twenty five foot (125’) height zone of
the height map of the east downtown master plan.

1. Maximum height for nonresidential buildings: Three (3) stories or
forty five feet (45’), whichever is less.

2. Maximum floor area coverage of nonresidential uses in mixed use
buildings of residential and nonresidential uses: Three (3) floors.

G. Minimum Open Space: For residential uses and mixed uses
containing residential use, not less than twenty percent (20%) of the
lot area shall be maintained as open space. This open space may
take the form of landscape yards or plazas and courtyards, subject
fo site plan review approval.

H. Landscape Yards: All front and corner side yards provided shall be
maintained as a landscape yard in conformance with chapter 21A.48,
"Landscaping And Buffers", of this title.

. Landscape Buffers: Where a lot in the R-MU district abuts a lot in a
single-family or two-family residential district, landscape buffers shall
be provided as required in chapter 21A.48, "Landscaping And
Buffers", of this title.

J. Entrance And Visual Access:

1. Minimum First Floor Glass: The first floor elevation facing a street
of all new buildings or buildings in which the property owner is
modifying the size of windows on the front facade, shall not have
less than forty percent (40%) glass surfaces. All first floor glass shall
be nonreflective. Display windows that are three-dimensional and are
at least two feet (2’) deep are permitted and may be counted toward
the forty percent (40%) glass requirement. Exceptions to this
requirement may be authorized as conditional building and site
design review, subject to the requirements of chapter 21A.59 of this
title, and the review and approval of the planning commission. The
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requirement may be authorized as conditional building and site
design review, subject to the requirements of chapter 21A.59 of this
title, and the review and approval of the planning commission. The
planning director, in consultation with the transportation director,
may modify this requirement if the adjacent public sidewalk is
substandard and the resulting modification to the setback resulis in a
more efficient public sidewalk. The planning director may waive this
requirement for any addition, expansion, or intensification, which
increases the floor area or parking requirement by less than fifty
percent (50%) if the planning director finds the following:

a. The architecture of the addition is compatible with the
architecture of the original structure or the surrounding architecture.

b. The addition is not part of a series of incremental additions
intended to subvert the intent of the ordinance.

Appeal of administrative decision is to the planning commission.

9. Parking Setback: Surface parking is prohibited in a front or corner
side yard. Surface parking lots within an interior side yard shall
maintain a thirty foot (30’) landscape setback from the front property
line or be located behind the primary structure. Parking structures
shall maintain a forty five foot (45°) minimum setback from a front or
corner side yard property line or be located behind the primary
structure. There are no minimum or maximum setback restrictions on
underground parking. The planning director may modify or waive this
requirement if the planning director finds the following:

a. The parking is compatible with the architecture/design of the
original structure or the surrounding architecture.

b. The parking is not part of a series of incremental additions
intended to subvert the intent of the ordinance.

c. The horizontal landscaping is replaced with vertical screening
in the form of berms, plant materials, architectural features, fencing
and/or other forms of screening.

d. The landscaped setback is consistent with the surrounding
neighborhood character.

e. The overall project is consistent with section 21A.59.060 of
this title.
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(8) Twin home: No yard is required along one side lot line. A
ten foot (10°) yard is required on the other.

d. Rear yard: Twenty five percent (25%) of lot depth or twenty
five feet (25’), whichever is less.

3. Multi-Family Dwellings And Any Other Residential Uses:
a. Front yard: No setback is required.
b. Corner side yard: No setback is required.
c.'Interior side yard: No setback is required.

d. Rear yard: Twenty five percent (25%) of lot depth, but need
not exceed thirty feet (30’).

4. Nonresidential Development:
a. Front yard: No setback is required.
b. Corner side yard: No setback is required.
c. Interior side yard: No setback is required.

d. Rear yard: Twenty five percent (25%) of lot depth, but need
not exceed thirty feet (30’).

5. Existing Lots: Lots legally existing on the effective date hereo